
2020 Annual Threshold Review Comprehensive Plan Amendment 
 Recommendation and Consideration of Geographic Scoping 

Site-Specific Amendment 
 

100 Bellevue Way SE 
 
Staff Recommendation: Include the 100 Bellevue Way SE Comprehensive Plan Amendment in the 2020 annual 
work program. Do not expand the geographic scope. 
 
Application Number: 20-102643 AC 
Subarea: Downtown/Southwest Bellevue 
Original Addresses: 100 Bellevue Way SE 
Applicant: Christopher Leady 
 
PROPOSAL 
Threshold Review is the first step in Bellevue’s two-part plan amendment review process. Its purpose is to 
determine which amendments should be included in the annual Comprehensive Plan Amendment work program. 
If included, the next step for the application would be Final Review evaluation and decision with staff review and 
recommendation, Planning Commission public hearing and recommendation, and City Council study and action. 
 
100 Bellevue Way SE - 20 102643  AC 
This privately-initiated application proposes a map amendment from a split Downtown (Mixed Use) DNTN-MU 
and Office (O) to a single DNTN-MU on a 0.87-acre site. See Attachment 1. 
 
The application states the proposal would address a 
split-zone site condition here and that it would allow 
for improved potential redevelopment (combined 
with the site to the north) at this important location. 
The proposal would provide additional site flexibility 
for a design to respond to Comprehensive Plan goals, 
and allow the project to provide additional housing 
units. See Attachment 2. 
 
OVERVIEW OF STAFF RECOMMENDATION 
Staff recommends including this proposed 
amendment in the 2020 work program because the 
application meets Land Use Code decision criteria for 
Threshold Review of a privately-initiated 
Comprehensive Plan Amendment (LUC 20.30I.140). In particular, that the following decision criteria are met: 
 

Threshold Review Decision Criteria Meets/Does Not Meet 
A – Appropriately addressed through Plan Meets 
B – Compliance with three-year limit Meets 
C – Does not raise policy issues outside CPA Meets 
D – Reasonably reviewed with resources Meets 
E – Addresses significantly changed conditions Meets 
F – Expand Geographic Scope Meets 
G – Consistent with current general Plan policies Meets 
H – State law, court or admin decision requires it  N/A 

 
 
BACKGROUND 



The site consists of a single retail strip building and associated parking. The site is on the east side of Bellevue Way 
SE and south of the closed Jack-in-the-Box restaurant at the southeast corner of the intersection of Bellevue Way 
SE and Main Street. 
 
Staff recommends not expanding the geographic scope of the proposal. A majority of the Planning Commission at 
its June 10 study session agreed (see below, expansion of geographic scope decision criteria); the staff report 
reflects that. 
 
The boundary between the Downtown and Southwest Bellevue Subareas splits the building. This boundary is not 
coterminous with a property or other surveyed line. Unlike the clearly defined west, north and east Downtown 
boundaries, the south boundary is jagged, splitting some parcels and buildings as it makes its way between 100th 
Avenue and 108th Avenue. 
 
How did the boundary come to be, specific to the split property? Today’s property boundaries derive from the 
original platting decisions during historical platting laid over the area south of Main Street, and by zoning 
decisions to define a growing business and commercial area developing in “old” Bellevue. This development saw 
Main Street as a spine rather than an edge, where the latter is typical for the other Downtown boundaries. 
 
The first modern zoning of the evolving business district can be traced to 1953. As zoning changed so did the 
extent of the commercial district. By 1971 the commercial, business and office uses had solidified along Main 
Street and to the south. Rezoning in the area kept up in this decade as offices and apartments “layered up” 
approaching the southern edges of the commercial areas. Central Business District-Old Bellevue (CBD-OB) and 
Central Business District-Mixed Use (CBD-MU) zonings were established in 1981, after the 1979 establishment of 
the Downtown Subarea Plan. Today’s southern Downtown boundary generally occurs where business, 
commercial and residential zoning diverged from this historical development pattern. 
 
THRESHOLD REVIEW DECISION CRITERIA 
The Threshold Review Decision Criteria for a proposed Comprehensive Plan Amendment are set forth in the Land 
Use Code in Section 20.30I.140. A proposal must meet all of the criteria to be included in the annual work program. 
Community Development staff has concluded that the proposal should be included in the annual work program. 
This conclusion is based on the following: 
 
A. The proposed amendment presents a matter appropriately addressed through the Comprehensive Plan; 

and 
 
The proposal presents such a matter. 
 
The 2015 major Comp Plan Update amended four of the identified split parcels along the southern boundary 
line. The City Council initiated and adopted a 2017 plan amendment for property at the southwest corner of 
108th Ave SE and Main St. These amendment actions established a consistent framework for addressing split 
parcels, and council action in both sets of amendment actions acknowledged community interest in making 
the boundary more regular and in resolving some of the odd parcel configurations, while maintaining the 
established policy direction of not extending Downtown development into the residential neighborhood to 
the south. 

 
B. The proposed amendment is in compliance with the three-year limitation rules set forth in LUC 

20.30I.130.A.2.d; and 
 

The proposed amendment is in compliance. The 100 Bellevue Way SE site has not previously applied for a 
proposed plan amendment. The site—then known as Rodgers—was considered for 2015 major Plan Update  
initial review of Downtown boundary issues but it did not make it into scoped proposals. It is likely that the 
reason was a concern for amending sites with the minimum intrusion possible. 



 
C. The proposed amendment does not raise policy or a land use issues that are more appropriately addressed by 

an ongoing work program approved by the City Council; and 
 

The proposed amendment does not raise such issues. 
 
During 2012 to 2014 scoping for the respective Downtown Livability and the major Comprehensive Plan 
Update (CPU) work programs, owners of property split by the southern Downtown boundary asked the city, 
based on previous individual Comprehensive Plan Amendment (CPA) submittals in 2008 and 2009, to examine 
the impact of adjusting the boundary. The City Council included the issue in the Comprehensive Plan Update 
work program for several sites and ultimately adopted individual plan amendments for those sites under the 
2015 major Comprehensive Plan Update. 

 
The proposal is consistent with the outsized role that community engagement, and stability and predictability 
emphasized by the plan play in comprehensive planning decisions. Deciding where lines are drawn always has 
citywide ramifications; the city continues to effectively use the plan amendment process to address 
geographic proximity and transition uses within existing development areas. 

 
D. The proposed amendment can be reasonably reviewed within the resources and timeframe of the Annual 

Comprehensive Plan Amendment Work Program; and  
 

Given the work that has been done for previous southern boundary plan amendment review, staff 
determines the proposed amendment can be reasonably reviewed. 

 
E. The proposal addresses significantly changed conditions on the subject property or its surrounding area 

where such change has implications of a magnitude that need to be addressed for the Comprehensive Plan 
to function as an integrated whole. 
 

Significantly changed conditions.  Demonstrating evidence of change such as 1) unanticipated 
consequences of an adopted policy, or 2) changed conditions on the subject property or its surrounding 
area, or 3) changes related to the pertinent Plan map or text; where such change has implications of a 
magnitude that need to be addressed for the Comprehensive Plan to function as an integrated whole.  This 
definition applies only to Part 20.30I Amendment and Review of the Comprehensive Plan (LUC 20.50.046); 
and 

 
The proposed amendment addresses significantly changed conditions (since the last time the pertinent CP 
map or text was amended) affecting the subject property because of changes related to the pertinent Plan 
map or text. The split designation has created a constraint—a changed condition, since implementing the 
Comp Plan should not prevent compatible redevelopment—on realizing the land use vision for Downtown 
and adjacent neighborhoods. Implementing this vision has been resolved for other similarly-split properties.  
 
There is a strong public interest and established policy in having a stable and predictable boundary for the city 
center. These changes seek to create comparable circumstances for property to redevelop. But, the Plan 
cannot function as an integrated whole if map designations attempt to implement one set of policies 
(protecting property) while preventing another set (redevelopment) for a specific area. This conflict should be 
addressed in the Comprehensive Plan, through the amendment process, since stability and predictability need 
to go both ways. 

 
F. When expansion of the geographic scope of an amendment proposal is being considered, shared characteristics 

with nearby, similarly-situated property have been identified and the expansion is the minimum necessary to 
include properties with those shared characteristics; and 

 



Staff recommends no expansion of geographic scope. 

The applicant and adjacent property owner submitted requests to expand the geographic scope of the 
proposal to include property adjacent to the east, and known as Radford. The requests note that adding this 
property will allow multiple parcels to be assembled into a development that more coherently represents 
plan intent for this gateway intersection. The full text of the requests are in the public comments. 

The Radford addition does not share in the characteristic of being split by the Downtown boundary. There is 
thus no criterion applied of similarly-situated, at the minimum necessary to be included in an expansion of 
geographic scope. 

There are other existing Office-designated properties adjacent to the west, south and east, with additional 
Professional Office and multi-family-designated properties to the east and southeast. The policy issue in this 
application, though, is about the consequence of amending a split designation. 

The Planning Commission at its June 10 study session examined the request to expand the geographic scope 
to include the Radford property. Commissioners considered: additional options including other property to 
the south and east, the Radford property’s existing parking lot use, existing land uses in the area as well as the 
potential for future land uses, and the potential for how boundary “jogs” on this southern edge between the 
Downtown and Southwest Bellevue subareas could or have impacted other property and the public process. A 
majority of the commission concluded that properties only actually split by the boundary would be the most 
appropriate to examine under this Threshold Review decision criterion. 

G. The proposed amendment is consistent with current general policies in the Comp Plan for site-specific
amendment proposals. The proposal must also be consistent with policy implementation in the Countywide
Planning Policies (CPP), the Growth Management Act, other state or federal law, and the Washington
Administrative Code; or

The proposed amendment is consistent with current general policies and with CPP policy implementation.

The proposed amendment is consistent with Comprehensive Plan policies because it was the approach used
to amend such split, similarly-situated designations through previous plan amendment actions; and it is
consistent with “…a major objective of the Land Use Element to maintain the vitality, quality, and character of
Bellevue’s neighborhoods while recognizing that neighborhoods will continue to adapt even while maintaining
their character.” (Land Use Element – Residential Areas p. 42). This is because “the city’s land use strategies
work to ensure that new infill development appropriately fits into existing neighborhoods.”

The city now has the policies and tools to successfully manage the hard line transitions between similarly
situated Downtown neighborhoods and their adjacent, high-density neighborhoods; and it is adaptive to
changing economic conditions by ensuring the city has the land use and building types that it needs to meet
changing markets (Land Use Element - Vision p. 34).

Goal of the LU Element and LU-1
It is the goal of the Land Use Element to maintain a land use pattern that protects natural systems and retains
trees and open space; maintains and strengthens the vitality, quality and character of Bellevue’s
neighborhoods; and focuses development activity in Downtown and other commercial and residential centers.

LU-1. Promote a clear strategy for focusing the city’s growth and development as follows:
1. Direct most of the city’s growth to the Downtown regional growth center and to other areas

designated for compact, mixed use development served by a full range of transportation options.
2. Enhance the health and vitality of existing single family and multifamily neighborhoods.
3. Continue to provide for commercial use and development that serve community needs.



 
Land Use Element p. 37. Bellevue has sufficient land capacity to accommodate about 23,000 additional 
housing units and about 83,300 jobs, giving it more than enough capacity to meet is projected growth to 2035. 
About half of future housing and job growth is planned for Downtown Bellevue… 
 
Land Use Element p. 46. Bellevue’s land use pattern creates sufficient land capacity to achieve growth targets, 
while directing growth to appropriate areas.  

 
Successful and unsuccessful Downtown amendments: 
Where the plan amendment process has treated attempts to successfully amend the Downtown boundary 
(2015: Southern Boundary adjustments Ordinance No 6251; and 2017: 10777 Main Ordinance No. 6394) it has 
done so with recognition of the existing boundary framework around existing zones. Where the plan 
amendment process has treated unsuccessful attempts to amend the Downtown boundary, e.g. a 2013 
proposed amendment “Encouraging transit-appropriate development densities in existing non-Downtown 
OLB commercial districts adjacent to Downtown” (13-106261 AC) and withdrawn by the applicant, it has done 
so noting that non-existent designations need more than an annual plan amendment pass. 

 
and: 
 
H. State law requires, or a decision of a court or administrative agency has directed such a change. 
 

State law or a decision of a court or administrative agency has not directed the suggested change. 
 
PUBLIC NOTICE AND COMMENT 
The 2020 annual proposed amendments were introduced to the Planning Commission with a February 26 
introductory study session, and a June 10 study session examining the potential expansion of geographic scope for 
each of the privately-initiated applications. 
 
Notice of the Application was published in the Weekly Permit Bulletin on February 21 and mailed and posted as 
required by LUC 20.35.420.  Notice of the July 8 Public Hearing before the Planning Commission was published in 
the Weekly Permit Bulletin on June 18 and included notice sent to parties of interest. Owners and residents within 
the 500-foot noticing perimeter of the site receive official notice, as did people signed up to receive such notices. 
 
Five public comments including the two requests to expand the geographic scope have been submitted on this 
application to date. One telephone call was received asking for information. See Attachment 3. 
 
Effective community engagement, outreach, and public comments at Threshold Review 
Despite the prohibitions placed on the review process by COVID-19 impacts, applicants, residents, and 
communities are engaging across a variety of media in proactive public participation during the 2020 annual 
review process. The city’s early and continuous community engagement includes: 
 

• Responsive early outreach to requests for information and to become parties of interest 
• Responding in writing to each written public comment submitted and returning phone calls 
• Expanded web page material at Comprehensive Plan Amendments with the review schedule, the 

applications list, and a “What’s Next” timeline 
• A February 26 “Comprehensive Plan Amendment Overview” Planning Commission study session 
• A June 10 “Statutory process review” Planning Commission study session 
• Official Weekly Permit Bulletin notice 

 
Public comments come in throughout the process. All written comments are included in the public record, for 
reference and for use by decision-makers. At the various steps, the comments are included in their original form 
to the Planning Commission, and are posted on the web site. 



 
The next step in this continuous public engagement process includes the City Council’s agenda item establishing 
the annual work program. After that, the city will take any proposed amendments into study and review during 
Final Review evaluation. 
 
ATTACHMENTS 
1. Site map 
2. Application materials 
3. Public Comments (online) 
 

https://bellevuewa.gov/city-government/departments/community-development/planning-initiatives/comprehensive-plan/comprehensive-plan-amendments
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